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CALITORNIA COMMERCIAL LEASE AGREEMENT
& ASSOCIATION (C.A.R. Form CL,Rovisod 10/01)
) OF REALTORS®
Date (For reference only): Juns 1, 2003
e Pinyzs Tomily Trust, nil) Pisrra rzun;nn {‘Langlerg™) ana
i W, { woR.. oG, o Califcrais Cormogration = {"Tenan!’) agiee a3 foliows.

1. PROPERTY: Lasglond rents ® Tenamt 3nd Tangnt remts from Landlord tho real property onG improvemonts describeg--

%gmué.wg_g_m N {"Promarans”), which
COMPNSO IPHIONTRIONY of thn 1013l 3quare 100Lago oF FOALADID Spaco n 1he enlry propody. Soo exhibit 104 3 furilud

aosciption 6f the Premisos.

2. (TCERe?k?e len:)m shaiigefor ! years and 8 monihs, beginning 60 (date) Jone. d, 2003 . (*Commantement Date™),
! or
[A] A Loase: ana shall torminate on (dato) pay 1. 2009 at___migmaene [Jam [Jem.

Any foldng over after the torm of this agreement oxpres, wih Candiond s consent, sholl ¢zeale 3 month-lo.month tenancy that either pany
may terminale os specifivg in paragraph 2B. Rent shall be at & iais equal fo the rent for the immedipicly preceding monih, payable in
agvance. All othor terms ond congtionsof-ihis ogroament shall inmainintull farce und offett

{0 ®. Moninto-month: ang continuos a5 3 Monin-o-month 16nancy. Elthor party may torminuie tho Tonancy by iving wrilten aotco to the oer At
least 20 daye peiof 16 (he intonded termination date, subjoct I any apphcable 1ocal laws, Such nobce may bo given on any dale.

[J © RENEWAL OR EXTENSION TERMS! Séé altiched agdendum

3. BASE RENT:
A. Tengnlagroos io pay Base Roat at the rafp of (CHECK ONE ONLY )
[3) s 7.000.00 pet ménth, for the Wwrm of the agreement.
D 38 per month, for the frst 12 months of the agrecment. Commencing wilh the 131l Manth, and upon expyaten of
ST TE oNIhS ThareaRer, ronl shall be adjusted accordng to ony intsense 1 iho U §.-Consumnr Prico Indow of iho Byroay qu\
Stateties of tho Doparimaat of Labor for Al Urban Consumors (“CPI™) for
{tno edy nedsest tho localion of the Premisos), based on the following formuid. Bako Renl wul Be multiphea Dy the mosi cuirent c'ﬁ'
proceding tho first calendar month dunog winch. tha squstment i5 0 lake-offest-and divdes by o most setent CPI pmcaumm
Commoncament Dalo. In no ovant shidt ny adjusted Base Renl be loss thun the Bass Rent for tha month mmeditely procoding the
sdjustmont, "P (lho CP1 is no longne publishog, hon tho agjustmont (6 Daso Ront shall o basod 00 20 sltomato indax that most eionnly
reficetsthe C
(T l per monih forthe period commencing andending ._____ and
per month {or the penod commencing ang endmo — ang
pOF-Man-16E {RD-POHBE-COrTWIOnRemg ™ ang onding .
B {6) InDCCOr@aNcto with the attached fent schedule
{5) Owmor: .
B. Base Rent s payable nodvance onthe-dasdoe-tl- = 'y day of oach Calendat month, ungd © dalinquent on tho Anat ooy, -

€. ¥ Commencomont Do 3lic on any day othar than tho l’mt Gy of iho month, Biso Ront (6 thn Arsi elond:is month shall bn prosdied bannd on 3
30-day punod. i Tonam hos pad on iyll monihs Buse Rent in advance of Commencemont Dule, Base Runt for the sacond calendar month.chall

be prorated based on 2 30-day penod.
4. RENT:
A.” Dofiniion; ("Roat™) shall moan all monotory obligatens of Tenantto Landiord uades tho 1oeme ol tie apFenmonl: 0xCopt Socunly dopos
8. Paymant: Rant shail b sad to (Name) Plasza Namily Teust, 8111 Piorza Truaten sl laddress)
d . 07 31 any other
S0 wwey

[ ﬂmmg Baue Ront shall b pald 32 spucitiog in p:mmr.;ph 3. All olhnr Rent shall bo piug withit 30 days aftor Tonant & billod by Landloed,

3. EARLY POSSESSION: Tenant i oniitfed Lo possesson of ihe Prenuses on

L[]Tenam 15 in POSSOLSION smr 1o the Commencement-Date: gunng this timo (1) Tenant is not obligated 1o Doy Base Reni, und (n) Tonant |_] 2

18 not obhgsted to pay Rent others than Base Ront. Whether of nol Tenant is cdhgated to pay Rent prier 1o Commoncomont Date. Tonant 1
obhgalad (o CoMmply wilh oll oihor forms of this agroomont

8. SECURITY DEPOSIT:

A. Tenant agrees lo pay Landiom § as a security daposit. Tenont ageées not 1o holg Broked icspoanble for ils rotum,
{iF CHECKED.) it Base RenlTiciaases ouiing 1ho term of this agreement, Tonaat ag 0 S@ouriydaposi by iho same p'wqq-on\
13 the inCIgaso » Baso Roal i

B. Al or any portion of tha socunty deposit may be used. vs reasenably necessary. 160 (3) cuse Tennnts detaull v paymeal of Rent. late churges,
non-sufficient funds ['NSF™) fces, or olher sums dus, (i} repas 0amags. SxCiuoing o/dnaiy weor ong feor, ¢avsed by Tenant or by o gacsted
léenséc of Tanant: (ill) broom clean tho Pramises. if nocessury. upon lnranation of Innancy, and {Iv) cover dny othar unfuifiiod obligation of .
Tonant SECURITY DEPOSIT SHALL NOY BE USED BY TENANT IN LIEU OF PAYMENT OF LAST MONTH'S RENT. if ;0 or any porion of thu
spgunity deposil 13 usod during tendncy, Tomuhm:eea 10 ronsinie the oW -security-depowt-witnn- 5 anys afler writien notco is delivercd o~ .
Tenant. Within 30 days afier Lundlord recoives possession of the Promises, Lundlord shalk: §§) furush Tonanl an stemizod statemant indicaung the -
amount of any cceunly deposit rageived and the basis for ils dispossion, and (i)} return any romaning portinn of secunty depmiit to Tanant.
Hownvor, i the Langlosg's only CLuM-upon- the- sogprity-dopont i tor unpiid ROal, 1na tho mmuuning portion &f tha ~ocunly daposit, ofior
dgoduction of Unpa:8 Ranl, :hall bo mivrnod within 18 goys dller o Landlord reccivos possession.

€. Noincrost will 58 paid on secunty deposit, unless sequired by local ordinance.

The copynght laws of the United States (Twle 17 U.S, Code) Jorind the Londions ang Tenant acknawiedgo rocnint of 3 copy of this

Lanuthorizod raprGduction &f Bhis fomm, or ony portion theroo!. by phdlocopy BRGO.
Maching of any othor monne, inglyding NCsiMsn OF COMPUTIBHZTY férmuts. Landlord’s taitiala { 3 }
Copynght © 1908-2001, CALIFORNIA ASSOCIATION OF REALTORS®, Tonant's Initals { Y 3 Bomomed
INC. ALL RIGHTS RESERVED. Qi 1 by : GIPRRLTNTY
CL-11 REVISED 10/01 (PAGE 1 of 8) Drokar o¢ Draignon Duin
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Promses: 5040 Firsstone slvd.. SQuEh Catn CA 90200 . Dato Jyne 1, p00%
7. PAYMENYS: ',
PAYMENT
TOTALQUE RECENVED NALANGE DUE DUE DAYE -
A Rony From 06/01/200%  To . $ $ 3
Date ~Dalo
B. SeouriyDopost .. ............ NI | e o $
C. Owor $ $ $
{.ategory
D. Otnor R F $ 3
T Category
B Tetak.. .......... Craeans Cevr e § . 8 LN
8. PARKING: Tonant s entilog to unreserved and ronorved yofein Daking =pacos The right
to paking [J 15 [ 1 not inciugud 1n tho Biso Rent churged pursuant to parugraph 3. If not meuded.in the Base Renl, e parking reml foo shil,
be an adatonat § per month, Parking space(s) are o be usad for parking operablo molor vehicies, except for trailers, bouts. .

campers, busos ¢r tycks (other than pick:up trucks). Tenant sholl park in a3scigneo spaco(s) only, Parking spacc{s) are 10 bo kopt cloan. Vonigtos
tnnking od, pas o othar motor vohicln fluide =hatt wol tro-parkod In parking Spacos or on the Piumizot. MAChumCal wonk of 5tormge of INoporbie
vOMChes 15 not aliowed in Parkung spaco(s) or clsowhere on the Premisoes. No ovemighl paruing »s permitied.

8. ADDITIONAL STORAGE: Storage 15 permiliad as follaws; . .
Tha nght to ndaitonal storage space [J iz [[] is not includng n tho Baso Ront chirged purswant to paragraph 3. i nol nciudod i fareg Roni,
5L0r300 space Shall bo an adtiional § por manih. Tenant shall slorg only pesonal praperty that Tenant owns, nd shel-nah,
stere property that i3 clawncd By ancther, of in which another has any fighl, tlie, or inferest, Tenant Shall not store any implopsrly packaged food or
penshable goods, Aammable matenals, explodivos, or other HAAGEIGUS of hazdrdous malnndl, Tonant shall pay for, and De reLOORSDY. 10F, thn
cloon-up of any contamination Cutod by Tonmt's uns-af i Ztoragn ansa.

10. LATE CHARGE; INTEREST; NSF CHECKS: Tanant acknowledges that eather 13w payment of Rent or issunnce of 2 NSF check may cause Lanalord
10 incur costs and expenses, the exact amount of which aro extremely difficuit and impraciical tasolesmine. These costs may include
limited 1o, Processing, onforcemont ano accounting oxpontes, snd late chamos imposed on Landiord, if any instilimont of Roat dun lrom-Fanant-it-
not rocolvnd by Londiorg within § calondar days olier dalo due. of i & cheok 15 roturned NBF, Tenont sholl pay 10 Landlond, rospectively,
$_ 3% lale chamye plos10% interest pur annum on the dehnguent amaunt and 32500 as a NSF fee, any of which shall be
geemed adaitond! Ront. Landlord and Tenant agree that these charpns represont 3 far ond rnasosablio osbmate of the cosls Londlofd muy ncur by
raazon of Tenant's e or NSF paymont, Any hde Chargn. dilinguont.alorart. or NSE-tae Gus- :Rdl-be pard- with the Cyrronl instalirenT of Rermes,
Landiord's accoptance of any Iate charge or NSF fno 5hall not constitute 3 waiver 33 to any defaull of Tenanl. Lanatord's right 10 collect a Late Charge -
or NSF foe shatl aol bo deemed an exténsion of the dale Reat s duc under paragraph 4, or pravent Landlord (rom excrcining any othor nghts and
remedies under this agreoment. ond a8 providd By Liw, )

19, CONDITION OF PREMISES: Yunant has axaminog ihe Promuses ong acknowindges that Promsc o clinan and i Gpufslive condibon, with thay
followng exceplions: S .
ltems hsted as exeoplons shall be deoll with in the following mannor R

12. 20MING AND LAND USE: Tonant accepts ing Premises subject to ab focal, sidio and tederal taws, regulatons and ordinances ("Laws”). Lundlord
makes no representalions or warraaly that Promises are now or in the future will bo sultable for ToAant's use. Tenant has mace its own investigaton

tegarding 3 applicable LIws
13, TENANT OPERATING EXPENSES: Yunant agraos to pay for 2l ytiliies and sorvices cirnctiy bilicd to Tenung,

14. PROPERYY OPERATING EXPENSES.
A. Tonant agrons 10 pay its propartionato sharn of Landiord’s ashimalod Moathly picporly 6p0raing axpnnrns, «ncluding but not kmilod (o, common
Qs MANICARNCY. CoNSohTated Lilty ANG-SFVICH-Dily, IRTUraNCe, end Tedto state Wk s, DRsud on Ihe o of the square foolage of the Prenusos

1o the toial square foolage of the rentable space in the entise propony.

OR B.[) ¢ chockaed) Pasugiaph 14 doos. not apply.

15, USE: Thno Preruses arm (o the 3010 use 03 .
No other use 15 pormited wilhout Langlord's pror writionrconsent If dny use by Tanant causos an inCiedse in IRé GréMam on Lundiord’s axinbing
proporty nserance, Tonanl chol pow lor tho incsnisnd cost Tonant widl camply with 3t L sHingling i5 yra of the Bromssos.

6. RULES/REGULATIONS: Tonant ogrcos 1o comply with sl ruies dng regulanons of Landiord (nog. o 3pplcanie, Owner's ASSOCikon) ihol are-
time posied on the Piéruses or deliverad to Tenant. Tenant shall rot, 3nd shall ensure that guests and licensees of Tonant do nol. dishwd. sanoy.
endanger. o interfere with other tonanis of the bullding or naighbors, or uso the Promisos for dny unidwlul purpores, mcluding, bul nol imiteg (o,
uting, manulactunmg, Soling, “pANg. of WWTUDTONY MG drugs o Oy CONIIABANG, o wOIDIO any w OF OrEINLNCC, OF COMMING 3 wanie oF
Aws;ance on of aboul the Promises.

17. BMAINTENANCE: . .
A. Tannat OR [] (1f chocked, Landiorg) sholl grofossionally . maniain. the-Prwsusos inchahng- hodting, r-condrhgming, olociical, plumBing Tk

water systoms, if day, and koep Qlass, windows and Joors in oporable and £afn coadition. Unioss Lundlora is cheched, if Tonant 121 1 mainiian :
the Promases, Londiord May contiaci for or perform such maintenance, and charge Tenant for Landiord's cost.
B. Londiord OR[) (i checked, Tonant) shalf mainiain the 100f, 1ound3tion, oxitrior walls, common areas and

The copyright laws of tho Uniled Statos (Tile- 17- U5 Code) forbiG the |, diord ang Funant acknowledge receipt of 3 copy of this

unauthorized reproduction of this form, of any portion thereol, by pholocopy  page.

Maching of dny ool Moans, including Ircsimug of computunzod formals. Landlord’s nfists { Y] } N @
Copynght © 1998.2001, CALIFORNIA ASSOCIATION OF REALTORS®, Tonants Inddls ) } =
INC. ALL RICHTS RESERVED. Rovwod by — esstons
CL.11 REVISED 10/0% (PAGE 2 of 6) Brorsr of Ddvignnn Dawe

COMMERCIAL LEASE AGREEMENT (CL-11 PAGE 2 OF §) [REVF2 PNE Y
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Promisos. &WMMWM e Date Jups 2., 2002

19,
20.

a1,
22.

24

25.

26,

27.

i8.

29.

. ALTERATIONS: Tenont shall not make any aiterations i or about the Promuses. incluting instaiation of rade fxtuses and signs, without Landford’s
pnot witten consent, which shall not be unieasonably witnheld. Any alterations 10 the Promises shall be dono according o Luw 308 with
parmats. Tanant shall give Landlord sdvanco ngto of thi Commoncimont daln of 3ay piannad olideiion. 20 that Landiorg, ulits, oplion, may post &
Notico of Noa-Responsibidily 10 provont potnatid lions agamst Londlord's ilorest in the Premsos. Londlord may aito require Tenunt 10 provide
Landtord with lien igleases from any convracior performing work on the Pmmses
GOVERNMENT MPDSED ALTERATIONST Ahy allorations feQuited by Law 35 2 resull of Teasnls use shob bo Tenanls rnspancibitity Lundiord
shall be rocponsdio for any othor altorations roquirod by Low
ENTRY: Tanant shail mko Premusoes avaitabloe 1o Lardiord or Landior's 2gent (07 the pumpose oboatonTy lo make NSPOciions, NCCOSSATY oF 30060
repairs, alwralions, §f impiovements, or 10 supply nacessary or agreed Sonvices. or 10 show Pramses 1o prospectivo of actual purchasers, onanis, -
gees, Innders, appraivers, or contractors. Landiord ang Tenant agree that 24 Rours notice {oral or weilton) shatt Bo reaxeA3ble and sulhiciom
notico. In an emorgoncy, Landiord or Landlord’sroprosontative may antie Promisns at any Gmo Withoo! prior notica.
SIGNS: Tonant .numonzm Landiord to place 3 FOR SALE sign on ihn Premises at uny timo, and 3 FOR LEASE sign on thn Premises winin the 90
{or day penod proceding tho termination of the agrosmant,
SUBLETTING/ KS§WMENT Tenant shall-not sublot-os encumbarall or any partof Proreises, o assign or ransfer (his AG/6eMOnt of iiny NIBIONE in
it wathoot—tvo—phorwritton—consont of Landiord, which zhall not bo unreosonably withnold. Uninss such Consoni . obianod, uny subinting,
wsspamant, transfor, or oncumbrance of the Premisas, igroemoni, of 1onancy, by voluntary act of Tununt, oporition of law, or otherwise. shail be tul]
and.vold, and,.at the oplion of-Landieng; termimate this agreement. Ay propocod sublessee, as$ifros, or vansferge shall sudmut to Landiord on -
application ang credit information for Langlord's spproval, ang, of aporoved, sign 3 separale wrillon agreement with Landlord and Yonant Landiord’s
consont 16 uhy one Subloaso. ASNGRMOAL, 07 ransiny, sholl not Do conslrung s contant (o any cubnoquont SUEIZO - ARHGNGRL; OF-Wanslpds 3
doos wot roleaso Tonpnt of Tonunt's obligition undar the agreamont,
POSSESSION: If Londlord is unable to doliver possossion of Promises on Commencement Date, such dale shatl bé exlonoes to tho date on which
possession is made avalable 1o Tonant Howewvnr, the experation dole Shill romain he-sama-as-speciknd m parsgraph 2, If Lantiord 19 umnyg
Sutivot possbision within 60 (or[] } catondar deys :or pgrang Comenoncomont Datn, Tenont moy meminalo Bue (qroemont by -
giving wntien notita 1o Landiord, pnd Shall e refundod all Rent ang s8curily dopost pord.
TENANT'S OBLIGATIONS UPON VACATING PREMISES. Upon-tormaption of agreement,- Tenard-sham (i) givo Lanalord all copias of all kéys o
opening devices (o Premuses, incluging any common areds; (i) vacate Promisss and surender # 1o Landiord amply of 2l persons ang porsonal -
propery, (i) vacate 30 porking and sloro 5pace:; (iv) dolver Promusos o Landiora o tho same condiion ia: rolofoncod o garagraph 19; (v}
chsan Prasisas.; (vi) grves waticn nobico <0 Londidrd-of- Tonant's forwDrmnng aufdress; and, (vit) |

ARl improvemenis snsisiie Dy Tenant, wah Of Wilhoul LandiorGs consont, becomo (he pmpony of Landiord upon termnabon

novertheloss roguro Tonaat to romove pagoochy IAvpTovamont st did ot oxict at-Me-iMG-B05362:108 w2 MAds avaiabls 16 Tanaat,

EBREACH OF CONTRACT/EARLY YERMINATION: In ovant Tonant, pnaf 1o oxpiration of hin Agreemont, Breuches any oblGaLEN o this araoMant
abandons the promsses. or gives nolice of [enanl’s intent to terminale this tenancy pnor o ts expitalion, in 3ddiion (0 any obigations M
paragraph 24, Tenant shall Jigo ba sespondible (6 1ot real, rental commissions, adverlising 2xpenses. and painkng Costs RNCeAsIry 10 InnaY
Prommans for co-fonthl. Landloed may 31so rocovee from Toaunt: () tho worth, a8 the bmo of awaag, of thd uig.nd Ront N kg boon eamad Bt ha bme
of torminabon, (1} o worth, ot Bws tima of Jward. Of 1N amount by. which-tho unp3d-Rent- it would-havoheun camngd alter cxpiration unli I Hife
of award excééds the amount of such rontal joss the Tenant proves could have been rcasonably avolded, and (1) the worth, 23 the time of award, of -
the smount by which the ynpaid Rent for the balance of tho torm aller the lifme 6f Awirg excornds the wmount of such rental toxy that Tonant proves
could Bo roasonably aveidod. Londlord -may alact-lo-contimu he tenancy in- ofgctfor-sotonir s Londiord doan not todminstn Tonant's fight (o
porolsion, by wihor wnllon AoLCO of tormndlion of poscossion or by roiotling the Promises to another who Likes possosson, snd Langiord moy
onforce ol Langlord's ngnls and romedivs uhderd Ibis agreement, ncluding the nght to recover tho Rent 33 it bocomes duo.

DAMAGE .70 PREMISES: I, by g fautt-of Peromt, Pranuses ara totally of partally domaqged of dozirdyed by firn, misthquako, accidont or Other
easually, Londiod shall havn the aghl to rastoro tha Promizos by ropiir of rabulding. If Laadiord ¢lgcts 10 rapdun o b, ang o bls lg complols
suth sustoralion within 80 gays tram tho Gatn of damagn. subjoct 1o terms of this paragrapn, this agreomoent Shall romuin in full force sng-olfect. if
Langlord is unable fo restore the Promises wiffiin s bme, o¢ o Lundiond olects not 80 restore, thon cithar Landlord or Tenant muy terminate this
3greamoni by giving the other writien nolice. Rent sholl be abated as of the doic of samage. The abolcd amount shall bn the curienl monihly Bace
Ront proristod on o 30-doy boses. i this agracmaont «& nol turmindtoed, dad tho dasagn is-notsopiitad, then-Hom shall bo raducod Bosod o -Pw-axh

6 whigh tho gamage wlofaros with TEAIAPS rous0nabie use of Pramuscs. If damage occurn a5 B esult of un oct of Tonunt or Tenanl's guesis. only
Lanaiord shall nave the ngn of lermination, and no reduction in Rent shall be mude,

HAZARDOUS MATERIALS: Tonant shall. not use, sioro, AREralo, 1ONES-OF ispos &0t ony handous TN On (he Pramusos of the property of
vwiu€h o Dranwas aro pad. Huwovor, Tanomt is pormulind (0 makn uzo of such Mmatonals hal J0 roquimd (O O used n (ho AOKMLE Courto of -
Tonanl's Busmesa providod that Tenant complos with ail apphicablo Laws relatod to the hazargous malcnals. Tenant i responsiblo for the cost of
£0MOVal snd remodiltion, of any Clean-up of any-contammetrTenysed by Temant

CONDEMNATION: If all or part of tho Premiscs is congemnod (or public uae, gither party may terminate this agrooment as of mn Quibe DOSTOLSION 15
avon © e congomnns. All éoidimnakion protonds, oxclutive of thgse Moc:tod by the condomngr lo Tonant's ruloeiton Conls wnt Wade hxlulis,
botong 10 Lan@ord.

INSURANCE: Tanunt's persanal property, hiatures, equipment, invoniory 3nd vonicles are not insured by Langiond against loss or daimage due 1o firn,
thell, vandalism, ramn, water, cruminal or neghgont acts of othars, or any other causo. Tensnt is (o Carry TORAOES Own propany msu:ancc.tn_mmud\
Tenant from any such ioss In oddilen, Tengnrziva® cirry KoY NSUr3NCO « 4 amoynt of Aot ioss ihan § _ Torvants ity
nsurance shall name Landlord and Landiord's agent as addiional nsured. Tenans, upon Landiord's request, shal provide Londiord with o mmhc.ne
of insuidnice estbhshing Tonant's comphance. Landlord shall matnisin llabilly msursnce msuring Landiord, but nol Tenant, in an omount otat

3 , plus properly insuronce in an amount sufficient 10 cover (e icpincement cost of the proporty. Tendnl in advisud o Corry \
bUSTRBAR MISTTGPUOR TABLTINCO if an pmount al least sulficinnt to covor Tanant's complate rontal obhgation to Landiorg, Londlord is advisod 1o oblun
4 pouey of ronint loss insurance. Both Landiorn and Tonant rolouto 03Ch 0iver, and waive thoif re3poctive nghts 1o sublogation against el for

loss or domagn covered by insursnce.

The copynght laws of ihe United Sistes (Titio 17 U.S. Code) forbid iho - | satinid and Tenant acknowleage receipt of 3 copy of iivs-

unautforized roproduciion of Ikis form, or any portion thorool, by pholacopy PAge.
maching oF any 0hns maans, ingluding fac:imio or computunzod formot..
Copyngnt © 1998-2001, CALIFORNIA ASSOCIATION. OF REALTORS®, - Terent's boviale( ¥ )

iINC. ALL RtGHTS RESERVED.
CL-11 REVISED 10/0% (PAGE 1 of §)
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30. TENANCY STATEMENY (ESTOPPEL CERTIFICATE): Tonan shall axnculo and sofurn 3 tondegy stolomont (cstoppnd corincalo). dolivesed-in
Tonpnt by Londiere or Londiord’s agond, within 3 days altar its rocapt The tonancy stitomont skl ackhnowicdgs hat this agraament is unmoditicd
ang m full foren, or in full force 83 modihn®, snd Sl the modificatony, Faluro 10 comply wih this requremant. ()} shal be dcomeo Tenant's
acknowiesgment thal 1o tenancy statement is bruo ang comect, ano may bo rolise upon by 3 prospecive lgnder of plrCAsser,
by Landiord as a makesidl bieach 6f this agronment. Tonant <hall diso preparo. oxocute, and dolver 10 Landlord any financial ct.ucmom fwhich will bo .
hold 1 conkidanco) 1oasonably roquosiog By a prospnchive londor or Buyus,

31. LANDLORD'S TRANSFER: Tcrant agrees thal the transierdn of Landiord sinterest chall De subshiuted as Londlord under this agredmeént. Laadiord
will be releasod of gny furthor oblgabon 10 Tenant reparding the cecuridy deposit. only if the socunly deposil is miurmed o Tanant upon sugh tnnslor,
or it tho socurity dopasd is aclually lmns'ened to the: trangloran. For ab other obligations under Mis agrenment, Landlord w: roloasaa of sny furthar
babihty (0 Tonant, upon Langdlord's tramitaer,

32. SUBORDINATION: Tms agreement shall be subOrginste (o all existing licns and, ot Lanciord’s oplinn, the lien of any fwzgl docd of rust or fwst
méitgage subscaurntly piaced upon the rcal property of which the Promises we 3 part, and (o any advances made on he Socurily of ho Rrnmives.,
and 19 Wl renownls, madhications, consolidhlions, roplacamenly, and oxleavions. However, a3 1o the hun of Hny drad of tust of morinano oalfrad infp
e oxoCution of this agraomont, Tondnl's nght 10 quint porsusson of tha Promwses shill not be 0eturbed i Tenant is pot v dobusll iind 26 16AQ s
Tenant pays ine Rent 3nd observes ang performs all of the provisions ‘of this agaperment, uslpss tnis agrecmont is otherwise termindied porspdr i it

\

terms. if any mortgagee, busicd, 6F giound lessor elects to have this agreoment placed v a secunly position prior (o the tien of o mongage, doed of
trust, of ground loase, ang gWOs wallen noCe 10 Tonant, this sgroomant Shal bo doomed priod 1 that MGAGIGe, domd of trust, or around 0330, ar the
datp of rocording.

33, TENANT REPRESENTATIONS CREDIT; Tenant wamanls that ait stalemenis in Tenant's nancal documents and rental apphication are actwule.
Tonanl Suihon2és Landlord and Broker(s) (0 obtain Tenanfs credil report at time of application and poriogically during Bagacy in cannachon wilh

approva), modification, or onfarcermnt of tis agreomont Landigrd may cancel thig dgradmunt. (1) before occupanty baginy, upon dirapproval of the

chotd roportia); of (1) M any bimwo, ypon discovynng that information in Tananl's appliclion iy falso. A nogtitive croait mport reficcting on Tenaat's
focoid may bo Submutled 10 2 credit rcporing agency, if Tenanl Lails to pay Rent or camly with any Gthes. obligation under this agreement

34. DISPUTE RESOLUTION:
A, MEDIATION: Tonant and Landiord agre to modinte any dispula of glwm ansing bebvoon tham out of (his agreemont, or dRy fesulling tansackon,

boforo mxoning (0 Irbilalion 0r court action, Subjnct to poragraph 348(2) hetowe P uagopha JABEZ) ang (3) pply whether o not-the-arbiraima
provisuon 18 tialod. Mudidlion (€6s, o ony, shall D Gvided cqually smong the partes involvod, If for any dispute or slaim 10 which this paragraph |
applies, 3ny party commences an achon without first attompting to resofvo the malter thiougn aeduilion, éf refuses lo maoiale ter J request has
been madn, then that pany shull nol o entitied to.ncover oMoy f003. yvon 1§ ey wasds-oliewme te Jviinhio (0 thil pavly in any such actiom
THIS MECIAVION PROVISION APPLIES WHETHER OR NOT THC ARIITRATION PROVISION 1S INTTIALED.
B. ARBITRATION OF DISPUTES: gi) Tenant and Landlord agree that any dispute or claim in Law or
arising between tham out-of agrevment or any resumn? trangaction, which is not settiod throug
mediation, shall be decidod by neutral, bindlng arbitration, including and sub;oct to paragraphs 34B(2) and *
ﬁl) below. Tho arbitrator shall be a rotired iudgo or justice. or an alterney with 3t least § yoars of umm
ansactional law exporience, unigss the ‘aames mutually agree to a different arbitrator, who shall-render-an
award in accordance with substantive California Law, In all other respects the arbitration shall be conducted
in accordance with Part iil, Title 9 of thn. famia Coda of Civil. Proceduro. Judgment upon tho awdrd-of-the,
arbitrator(s) may bo éntered in a r!—hm%gurlsdlchon Tho parties shall have tho right to disceveryn=
accordance with Coda of Civil Procodure 51283
{2) EXCLASIONS FROM MEDIATION-AND-ARBFRATION: Tre fotowing mamers are cucludeg from Modiation ang Artilralion Reféundor: (i) a
udicial or non-judicidl lorociosury or othor Action or proconding 1o onforco a drud of trust, Mmorifage, of INGialimunt 19ndg ralo contract o dodinyg in -
Civil Codo 52043, (1) i uniiwdul dotamor acton; (11 the fiting or enforcemant of  mechdne's wn; (iv) any matlur that e within the jurisdiction of
# probaie; amail claims, or ankruplcy cOUN BATTVY T ACTDA for bbdily Inury or wiongful desth, of for intent or palent defects to which Coou of
Crvil Procedure §337 1 or §337.15 opplies, The filing of 3 court action 10 enable the recording of g nolice of pending Atkon, 1or ordor of altchment,
rocrivership, injunciion, or othor provisienal amadios, shall nol conshitule 2 violation 6! tho Madinbon and ke ion provisions
{3} BROKEWS: Tonont and LIRJIGId 30100 [5 MUOKMO 300 Whitrais dispulds or chinms nvolving viher or Doth Brokers, providnd cither of balh
Brokers shall heve agreod to such medialion 0f Jitiiration, pror lo, of vallua a reasonable tme atter tho dispulé &i ddrm iS prusented lo Brokers,
Any olection by eithor or both Brokors to pacticipaln in medialion. o abitrstion chall nol result-n Brokars being doamed purte s (o (ho agroment—
"NOTICE: BY_ !N!TIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING
OUT OF THE MATTERS INCLUDED IN THE "'ARBITRATION OF DISPUTES' PROVISION DECIDED BY Om
ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS Y
POSSESS TO HAVE THE DISPUTE LlTIGATEDVIN A CO_URT OR JURY TRIAL. BY INITIALING IN THE.SPACE
BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TQ D[SFQVERY AND APPEAL, UNLESS THOSE .
RIGHTS ARE SPECIFICALLY INCLUDED IN THE 'ARBITRATION OF DISPUTESf PROVISION. IF YOU REFUSE
TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED YO .
ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE. YOUR

AGREEMENT TO THIS ARBITRATION PROVISION 15 VOLUNTARY "

OUT OF THE MATTERS lmmmmw _DISPUTES' PROVISION_TO NEUT

ARBITRATION." Landlord's Initials ToRaAL'S Initials —_—

The copynght lyws of the Unded Stales (Tide 17 U.S Cods) forbig the Landtorg and Tonant acknowledgo recept of 3 copy of s

unouthorzed reproducton of (s G, or any portion thorno!, by pholocopy Pago

maghinge or any olher means, melsding Icsinwig or computerized fonmats. Londiords Initils ( X ) @

Copyright © 1998-2001, CALIFORNIA ASSOCIATION OF REALTORS, Teaant's imtinls | M }

ING, ALL RIGHTS RESERVED. mm\
Rovowad by
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35. JOINT AND INOIVIDUAL OBLIGATIONS: If thora i8 moro than ono Tenanl, aach ono shall B0 individually ang complninly rosponsipty far mo\
porformanco of ol abligutons of Tonant undur this JgMmomont, jontly with nvary othor Tunont, and individually. whothar oF ROL i POSLESTION,

36 NOTICE: Notices may be servod by mail, facsinule, of Coufier at the followng 3ddross or location, of 3t any other location subsequently designaied;
Landlord: Piazas_Family Trust, Bil}} Pimvys Trustfeo Tenanl Samued J. Pisgzs & Son, Inc, 8 CA Corporati

Motico is geemed effective upon the oarliest of the following: (i} peraonal reccipt by eithcr party or ihair ugont; (i) watien ¢ 1canodmmLolmn-.<
or {1} § days 2Rne Moiting nohcn to such localion Oy tifisl clasi mo, POSINGH §id-giuad,

37. WAIVER: The waivor of any broach shall not be constrved as o conlinuing waiver of tngsame brnach of a waiver of any subsequent breach.

38. INDEMNIFICATION: Tenant shall ndemmfy, defond.and hold Landlosd hammiess fremraft clmmsdispumy, Bhigation, judgmonts and Jllornay feck
arising out of Tonant's wse of the Promises.

38. OYHER TERMS AND CONNﬂONSlSWPLSIIaTS:

Tho followiag ATTACKED supplomonio/CXRIDITS 10 inCOrGoeatod i ts sgicemont.

40. ATTORNEY FEES: In any action or proceeding-avsimg-outof this agraomant, the provailng pany 8ckacen Landlord ond Trapet sholl be entitiod 10
1eaz0mibio aftornay Inas and costn trom the nonsprovaiing Langlord or Tonant, oxcnpt as providud i parigraph J4A.

4%. ENTIRE CONTRACY: Time i of the essonce, All prior agrecmonts bebweon . Landlord-ang. Tenant -ar-incorporated in Ihs agreement,
constitytes (ié cnlfife contract. 5t 1s intonged as a final exprossion of the parties’ agronment, and Mmay nat bo contradictod by wvidoncr of dny pnor-
agrooment of coniemposannous orol agroemont. The purtios furtner intond It this, agroamant contlitul: 1ho complain ond oxclunive Statnmant of its
1erms, ;ind that A0 urlnnSc BVINNEO WRITTONVETTIOY BN introducod it any juditial of GHiér procoeding, « any, mvoiving this SGreomont, Any DIOVISION
of this agreement that 15 held 10 be invalid shall not alfoct the validily o enforceabitity of any other provision i this agreement This Aareement snad
be binding upon, ang nure to the benchit of, the heits, Assipnees ANG SUCCOSRONS WARD-BNANY: -

42, BROKERAGE: Landlord and Tanant chall nisch poy 10 Brokor(s) We 100 agrood to, o any. 0 o 1ceTMte Wilien agroument Neher Tendmst nor
Landlond hus utifizod hé saiviCas ol of {07 wny OINCr MESOn oWes COMPENSILON (0, 3 liconsed real state Droker (ngividual or corparate). agant,
findcr, or oher cnbly, ofher than 33 namnd in this agreement, v conneckon with Jny act reldling 10 the Premisos, including. but not imitod 10,
inquiripn, inoductions, consultaions, and angetintions Iading (0 tis agroomont. Tomant nd Laadlosd onch suwoo o mdomnily, defend and holg
narmioss tho othor, 3n0 ho Brokors spucificd hasoin, Ind Ihoe Hgenis; oM und-aganet any-COatS: 0XPBNSES, or hubility for compansation claimeds
nconsistent wih the waranly and representation in this paragraph 42. :

43. AGENCY CONFIRMATION: The foliowing agency relationships are heraby confirmod for this transaction;

Listng Agont: {Prnt Firm Namo) s tho Sgont of {chnck ono):
{0 me Lonaiore exciusivoly; or L] both tne Tonant and Landlord.
Selling Agent: _ {Print Firmy Name ) (ifriov sammie as Listing Agont) is Ine agent of {Check oncl

] we Tonant exclusivaly: or | tho Landiord axclusively; of (L bolh the Tonant and Landiord.
Rout Estato Drokors aro notpurtics 10 the ugreemant bubween Tanant and Langiord.

Tho copyright ks of the United Swtes (Tide 17 U.S, Code} forbid the Landlord ana Tonaat acknowiedge reoeint of 3 copy of thw
unnubonzed iapioducton of bus form, Or uny paruon thereol, by photocopy Page.

maching or any glhor moans, including facsimilo or computonzed lormals. Londigid™s Ihibials ( ______ j( )
Copyrnght © 1998.2001. CALIFORNIA ASSOCIATION OF RCALTORS®, Tonant'a dnutials H H
INC. ALL RIGHTS RESERVED. \usudiba,
Y
Rewaweg by
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appropriate professionals.

Landiord and Tonant acknowladgo and agroo that Brokers: (i) de not guacantoo the condition of tho Premines; (i) ML
varify roprosoniations mado by othors; (I} will not verify zoning and land use restrictions; (iv) cannot provide legal or tax
advieo; (v} will not provids ather advico or Informbtion (hat exceeds the knowlsedge, education or experience required (o
obtain 3 real estate license, Furthermore, it Brokers are not also acting as Landloid in this agreement, Brokers: {vi) do net
decide what rental rato 3 Tonoant should pay or Landiord should accopt: ond {vil) do not dacldo upon the loagth of othor
terms of tenancy. Landiord and Tenant agree that they will ssek lagal, tex. insumece, and-other desirvd assisterve frem

Tenant i Qate
Samuel J. Risrza s Californis
{Hnng nama)
Addross City State 2
Tenant Dote
{PrRt hang)
Agdross . Gy . Stistor_ Zp
tandiond Date
{GWhor OF 5GORT Wilh GUIRGTITY [0 OMe? G ity TgveRvent] - y
Piaszra rm.lly Trust Bill Plezz
Agdress Gty . - Swna Zp
Landiorg <. oo . Ditio
{OWAGT 07 BGETY Wilh authoriy 10 6AIGT MG (A8 BITOUTEM) )
Addross Cily. _ Stato Zp
Agency retationships are contiumed as sbove. Real ostale brokers who are not also Landiord in tus agreement are not 3 party (o (he 3greement batween
Landiory ang Tonant,
Reat Estalo Broker (Leasing Finm) .
By (Agent) . Dato
Agdoress City State Zip .
Telophone Fax E-mad e
Raol Estato Broker (Listng Firm)
By (Agont) Dato
Address Ciy _. State Lip
Telephone Fax E-moil _

THIS FORM HAS BLEN APPROVED DY THE CALFORNIA ASSOCIATION OF REALTORS® (C AR ) NO ARCPRESENTATION 15 MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY OF ANY PROVISION IN ANY SPECHKIC TRANSACTION A REAL ESTATE BROKER )S THE PERSON QUALIFIED TO ADWISE ON REAL ESTAYD
TRANSACTIONS. I YOU DESIRF LLGAL OR TAX ADVIEE: CONSLE, T ANARPPROPRIAY( PROFESSTURAL,
Trus, bovm i avutabin 107 ui0 Dy tha o0t foid astiln Adunlly It is a0t minagod 10 idonilly lin-wanewmn-REALTORD. RTALTOR i, (b igihind Coluctvn miminieng mark

wivgh may Do uasd wnly Oy MOMBOME of 0 NATIONAL ASSOCIATION OF REALYORUSD who subicnbo 10 11a Codo of Ebucs

» whHRY of Y9 CALT QRAA ASSDCIATION OF RI'AL YOS
57 S0ath Ve Avaaua, L3 ANJEles, Collorma 30000

I.l REAL CSTATF RUSHESS SCAVICES, NC
CL-11 REVISED 10/0t (PAGE 6 OF 6)

COMMERCIAL LEASE AGREEMENT (CL-11 PAGE 6 OF 8)

Rowowod by
roltorchgs:gp\oc

Dao

Ther; SRR
L 0

Puacen Tionkme



, e o\

/\ . .. —_ )
' m AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION

STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE~NET

{Do nol use this form for Multl-Tenant Propenty)

. Baslc Provislons ("Basic Previslons”)
1.0 Pwilas: This Losse {“Lessa”), dated lor ralerence purposes nalv  Decenber 2 1997, 1s made
by end betwaen __Plazza Femily Trust, Bill Piazza Trustee

("Mlll""'

and _Samuel J. Piazza & Son, Inc., a California Corporation, dba Piazza Trucking

{“Lesssa"},

{colteciively the “Parlion] or Individually a “Party™).
1.2 Premises: Thal carialn real property. Including all improvements thereln or lo be provided by Lessor under the ierma of this

Leass, and commonty known by the sireel addressof 3040 Firestone Blvd,, South Gate
localed in ihe Counly o} Los Apgeles State of California

end generally described as {describe briefly the nature of the property} J)JQQJsuaxﬁJm_n{_hlnck_hnlning_
situated on 45,300 square feet of ipdustrial zoped land,

{“Premises”). (See Paregraph 2 for further provisians)
—lanuary. 1, 1998

13 Toms 22 yearsend 0 ___monihs (Originst Torm™) commencing
("Commancement Dale"} and ending __ December 31, 2020 (“Explratlon Date™}. {Ses Paragraph 3 lor further provisions )
1.4 Early Pousassion: {"Eaty P sion Date™).
{Ss0 Paragraphs 3.2 and 3.3 lor fusther pravisions)
1.5 Basefent:$..1.200 per moaih {*Base Rent}, payable on the ....firar day of each

month commencing _.JJanuary 1. 1998

{Ses Pasagraph 4 lor further provislona )

{3 tthis box la chacked, there are pravisions in this Laase lor the Base Renl to be adjusied.
9.8 Base Rent Pald Upan Execution: §.

a8 Bass Rant for the pariod
17 Security Depestt: g ("Sacurity Deposit™). (Ses Paragraph 5 kr furthar provisions )
1.8 Permitiod Use: Trucking operation and related uses.
. {Ses Paragraph 8 tos hurther provislons)

$.9 insusing Party: Leasor Is the "lnsudno Party” uniess oherwise sinied hereln, (See Paragreph 8 Jor further provisions )

1.10--Feal tisisinBrokersi-The loilowingraat-astale-brokers-{collaciively-the “Brokera™}-and-hrokatage »
sansaction and are consentod to by the Pesifes (check applicable boxas): /_wm
reprasents
O tessor axciugively ('MW
. reprasents

83800 undo ¢lagsa s 0 load by ..

. {"Guessnior) {SosPamaianh 37 do fudher neovislong )
1.12 Addenda. Allached harelo I3 an Addendum or Addende conslsling of Paragraphs through and Exhiblis

ail of which constliule & pan of this Loass,

2. Premises.
21 Letting. Lessor hareby tenses to Lessee, and Lesses hesaby leasos lrom Lessor, the Psemises, bor the temm, ot the rental, and upon all of the tarms,
covananis and conditions sct loeth b s Leasa. Unloss otherwise provided hereln, oy st ¥ of square (oolage sal forih in Dds Lease, as that moy

havoe buon used i calcudating santsl is an approsimation which Lossor and Lessoe ogiee Is ceasonabla and the rental bassd Bwveon i nol sublect o
revision whaitier os ol the aotual squars foclage Is moss of leus.

22 Cendiitan. Lessor shall doliver the Premises to Lesses clean and trea of debsis an the Commencement Date and warsents io Lesses thal the
seisting plumbing, e spdnkler systom, lighling, elr condilloning, healing, and loading doors, I any. In he Premises, oihar than those consliucied by
§ 0s2a6, shal be In good opeaniing condition on the C ) Dale. Il a no i withs 580 wampnly exisis oa of the Commeancemani Dale,
{ossar shall, excepl 85 atherwlse provided in ihis Lease, promplly aftor receipl of willicn nolice om Lessas seiling lorth wilh speciicily tha nature snd
exient of such non-compilianco, soclily same of Lessor’s expenso. if Lasses does not givo Lessor writien notice of @ ron-comphiance with this warsanty

wilhin thisty {30} days after the C: t Date, fion of thal non-complisnce shiall bo tho obdigation of Lessoe &l Loasos's solo cosl and expense.
? 3 (] wilh C ts, Restrictions and Bullding Code. Lessar warranis o Leagse thol the Improvemenis on tho Premises comply wilh o

[ of socovd and spplicable bullding codos, i and ordl in sifact on the Commencemoni Bale. Said

wavmmv doss nol spply 10 e use 10 which Lasses wift pul o Prami m o any Alleot] os Lttty b K {os dolined In Paragraph 7346} mads
04 10 be made by Lessee 1 ihe P 6o not by with sald v. Lessor shalf, escapi os olhorwise providad in this Losse, promplly efes racetpt
ol wuition nolice bom L esseo ssiting loath wih soec-ﬁatv the nature uml e-lnm ot such non-compliange, mclw tho same ot Lessor's espense. if Lessoe
dnes not ghve Leasos wiltten notice of 3 non el with this by withn sis (6} ha lollowing the C Date, ion of that

non-comglance shall ba ihe gbiigolion of Le:m at Losssa’s aois cost w BxPORIL.

24 Accepisace of Premnises. Lesses hesaby acknowladgos: (a) thal [} has baen advsad by ihe Brohess to satisly (sell with sespoc to the condilion
ol he Premises {incheding bul not imiled 1o the elecirical snd fso spiinkier systems, socusily, environmentat aspecis, compliance with Applicablo Liw,
as delinod In Paragraph 63) and the prosad and luiuro sullabitity of the Pramisas for Lossea’s inlondad use, (b) thal Lessoo kos made such investigalion
as b deoms y with rol te sych malters and ali rasponsibliily thessior as the samo selala 1o Lessco’n occupancy ol the Premises
andios tho tesm of ihis Laase, and {c) hat nsither Lossor, nos sny o Lossor's agenis, has mado any o) or willion iatlons of Hos with
tespact to tho said matters othor than as sal losth in this Loass.

25 Lassss Prioe O iQemmpant. The ties made by Leasor in thia Puagraph 2 shall bo of no foice or efect if immodistoly prior 1o the dale
sal fosth In Parageaph 0.0 Lossas wasthe ownar or ocoupand of the Promises. tn such ovend, Lessos shab, al Le33e6’s solo cosl and oepenss, coract gny
non-cangiiancs of e Premisas with sald vamaniioa

3. Term. .

3.4 Tormm The Commoncemont Dale,Expiralion Date and Oiginal Tarm of this Laase are as spocifiad in Paragraph 1.3,

32 Easdly Fossession. i Lessso tolally or paniially eccuples the Premises prior tothe Commuancoment Dals, tho obiigotion io pay Base Rand shall bo
nbated for the perlod of such enrly possassion. All olher lsyms of this Lease, howeves, fincluding but not limited to the obiigations in pay Real Proporty
Tazos and insursnca promiums and lo malnlaln the Pramisas) shall be in eifect dusing such perod. Any such eatly possession shall nol alfact nor

advance the Explesiion Dale of ihve Orliginal Torm.
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